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HISTORIC CURATORSHIP PROGRAM VIERECK HOUSE
BUILDING SURVEY
Halibut Point State Park, Rockport, Massachusetts

FOREWORD

The Department of Environmental Management (DEM) is pleased to provide the

following Building Conditions Survey in conjunction with the Request for Proposal

(RFP) for the rehabilitation, adaptive reuse and lease of the historic

Viereck House

located within Halibut Point State Park

Rockport, Massachusetts

DEM intends to lease the property to a Curator/Tenant through the Department's

Historic Curatorship Program, under which the lease value is exchanged for the

rehabilitation, adaptive reuse and maintenance of the property. The term of the lease

is based on the value of improvements, maintenance and management services from

which the annual fair market rent is deducted.

In an effort to provide potential proponents with information on the condition of the

curatorship property and the approximate cost for rehabilitation, DEM hired an

independent consulting firm specializing in the evaluation of historic structures.

Ocmulgee Associates, Inc. inspected the building(s) and prepared this Building

Conditions Survey according to a standard scope of services prepared by the

Department for the Historic Curatorship Program. The general assumptions and

limiting conditions of the assessment, including areas for further testing and analysis,

are identified within the body of the report (For example, sections F, H & J).

It is important to note that the buildings in the Historic Curatorship Program are of

considerable age and have been vacant for a number of years. While every effort was

taken to provide a complete assessment of the structure(s), this report is based on the

visible condition of all accessible areas of the property at the time of inspection.

Furthermore, the report is based on available data provided by the Department to the

inspection team of Ocmulgee Associates, Inc. Potential hazardous conditions have

been identified wherever possible, but respondents should exercise caution in

inspecting the property. The report is issued to you for its informational value alone.

The Department recommends that the Curator/Tenant conduct an independent

inspection of the property prior to beginning work on the building(s).
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General Description and History of the Viereck House

Description. The Viereck House (Figure 1), built sometime between 1887 and 1899, is a rustic one and

one-half story camp sited in the woods at Halibut Point, Rockport. (Judging from the stone walls nearby,

the nineteenth century site was probably much more open than it is today). L-shaped in plan, this wood-

framed cottage is surrounded on nearly all sides by porches (Figure 2). Consistent with the eclectic

shingle-style architecture of the time, it has steeply pitched roofs, eaves broken by second story shed

dormers and flared, decoratively shingled gables. The porches on the north and east sides of the house

were characterized by slender, double posts and jig-sawed scrolls (Figure 3); the porches openings on the

south and west sides are covered with delicate latticed sunscreens. The southeast porch appears to be a

1950' s addition not in character with the older construction although its construction may include

elements of an original unroofed porch at this location; the porch is presently enclosed (Figure 4).

The interior wall surfaces of the house are finished with beaded strip wood. There is a simple brick

fireplace in the first story living room (Figure 5). Windows throughout the house are two over two

double hung sash. The first floor area is 800 square feet, including a kitchen and the living room; the

second floor area is 750 square foot, with its four bedrooms, one bathroom and corridor. The exterior

walls of the second floor break about five feet above the floor and follow the slope of the roof to the

ceiling. The attic is in an open area of about 500 square feet. There is a half-height basement with an

earth floor under the full area of the house; it includes the furnace and an abandoned cistern. The total

useable space, including the attic but excluding the basement, is 2,000 square feet.

The house is in fair condition, with some of the finished areas in pristine condition. Damaged structural

elements, including corroded lally columns in the basement, have recently been replaced with new lally

columns. However, during hot, humid weather, the first floor framing is soaked with water. All of the

porch floor framing is undersized in the first place and, at the north and west sides, is severely rotted

along its edges. The porch roof rafters are structurally undersized to support heavy snow loads that

slides down from the steep, main roof of the house. Damaged, original porch posts have been removed

and temporarily replaced with pressure treated 4x4 posts. The exterior envelope is deteriorated at

various locations, especially at the corners and edges of the roofs, windows and porches. The interior

spaces are in fair to good condition but the utility services generally need to be replaced.

The following report is based on an inspection of the house by Wayne C. King, P.E. of Ocmulgee

Associates and Robert A. Carlson, building systems consultant and cost estimator, on a warm, summer
day, Thursday, August 15, 1996.

B. Description and Condition of Structural Systems

Roof. The roof framing consists of sawn 2x6 rafters spaced 25 inches apart and in good condition

(Figure 6). Although the rafters bear on five foot high walls, they are braced 30 inches above the walls

by the 2x6 attic joists. At the same time, however, they also support the weight of the attic floor and

second floor ceiling. With a 20 psf storage load in the attic, the rafters cannot safely support any snow
load; however, without any live load in the attic, the rafters would be able to carry a snow load between

15 and 20 psf. Because of the 45 degree roof pitch, the Building Code permits the required base snow
load of 30 psf to be reduced to 19 psf. Considering the past century of various snow load conditions and

the excellent condition of the rafters, the 2x6 rafters comply with today's Building Code requirements.

However, nothing should be stored in the attic during the winter unless the rafters are reinforced; ideally,

the attic should be made inaccessible by removing the stairs.
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Floors. The floors are framed with 2x joists. Except for a six inch wide beam crossing the living room,

finished ceilings and floors conceal the second floor framing. This framing is probably the same or

similar to the first floor framing, which is visible in the half-basement. But in the absence of severe

settlement or sagging, the second floor framing is presumably in good condition.

The first floor framing consists of 2x7 southern pine joists spaced 20 to 21 inches apart and supported on

4x4 beams (Figure 7). Undamaged, this framing can support a live load of 40 psf, which is the minimum
required by the present Massachusetts State Building Code for a first floor. However, the beams were

soaking wet from condensation and the joists were stained with fungus. When the beams were

illuminated with a flashlight, several pillbugs scurried away; these insects do not damage wood, however,

but their presence is an indication of a wet, humid environment. At the time of the inspection, the

humidity and temperature in the basement were 87 percent and 66 degrees F., respectively, and the

moisture content of the wood was 35 to 40 percent. Although rot will occur in these conditions, the

wood itself does not appear to be severely damaged at this time. The new steel lally columns supporting

the 4x4 beams were recently installed to replace severely corroded columns (Figure 8).

The basement floor in the five foot high space is wet earth and rock outcrops.

Remove some of the concrete block infill to create openings so air can circulate through the

basement. Install a fan-operated venting system in the CMU openings. The condensation in the

basement is due to the temperature in the basement lagging behind the daily rise in the outdoor

temperature during periods of high humidity such that the temperature in the basement is below

the dew point. By ventilating the space, the temperature will rise above the dew point.

Replace or reinforce any moisture damaged joists and beams supporting the first floor of the

house.

Prepare the basement floor by depositing crushed stone or gravel to level it, install a rubber-type

(bituthane) vapor barrier, and place a concrete slab.

Porch Framing. The porch roofs are supported by 2x6 rafters about eight feet apart. Because of the

snow load that can slide down from the main roofs, this structure is woefully inadequate to support the

loads required by the Building Code. There also is a disconcerting movement in the roof when it is

walked on, an indication of a marginal structural system.

The double posts that originally supported the outer edge of the roofs were nominally 2x3 's; bearing

directly on the porch floor and exposed to the weather, most of the posts had rotted on the bottom or

punched through the porch decking (Figures 9 and 10). These posts were recently removed and replaced

with temporary pressure-treated 4x4's. However, intact, decorative elements of the posts have been

placed into storage. The 2x6 floor joists, spaced 19 inches apart, are parallel to the building walls and

are supported by 3x4 beams that span from the walls to the outer edge of the porch. The joists are rotted

along the top, contact surface under the floor deck and the diagonally oriented beam at the building

corner is rotted. There is an inadequately vented, five foot crawl space under the porch; like the

basement, the beams are soaked with water.

The added porch on the southeast side of the house has a rafters and joists that are completely rotted out.

These occur next to the original edge of the east porch. The roof of this 1950's porch is supported by a

ledger beam nailed directly through the shingled siding. According to historic photographs, this porch
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was originally the site of an open sitting porch with an arbor-like frame over it.

The porch framing on the southwest side is similar to the north porch; in somewhat better condition, the

framing is also compromised by moisture and is inadequate to support the loads required by the Code.

Demolish the porches and the modern roof deck in their entirety and rebuild the porches with

pressure-treated framing (sized and arranged to comply with the Building Code). Replace the

1950's porch on the southeast side with a porch similar to the original sitting porch. Replicate

all present details including the roof and floor decking, edge treatments, steps and especially the

double posts and any missing scrolls; salvage and reuse any intact scrolls; repair the latticed

sunscreens.

Sills. At the west side of the house, the walls are set very close to ground (Figure 11). Considering the

moisture in the first floor framing, the sills are likely to be rotted on their exterior and bottom sides.

Remove the clapboards on the south side and investigate the sheathing, studs and sills for rot;

replace sills and sheathing and reinforce any studs where damage is found.

Foundations. The south end of the house has fieldstone foundation walls capped with granite (Figure 12).

The living room and the porches were originally on granite piers, but the spaces between the piers have

been filled in with concrete masonry units (CMU) to form an enclosed crawl space; this infill work

appears to have been done in the 1950's. It is not clear why the open area under the building was

enclosed. Whether for security or simply to create an useable basement, lack of openings for ventilation

promotes moisture problems in the framing over the basement space, as discussed above. The

foundations are in generally good condition.

The original space between the ground and outer edges of the north porch has been filled in with

homemade, one foot square decorative concrete panels. Each panel has 16 granite stones in four rows of

four set into a cement matrix (Figure 13). These panels are not part of the original construction, but

seem fairly old, probably dating from the 1950's.

C. Description of Plumbing, Heating and Electrical Systems

Water Service. The source of domestic water is a well that feeds through a PVC line into the southeast

corner of the basement to a pump and small storage tank (Figure 14). Outdoor faucets and a shower are

fed through galvanized pipe that are not protected from frost; presumably, these were once shut off on a

seasonal basis. However, damage in the kitchen wall and ceiling suggest that the water lines to the

second floor bathroom have frozen and burst in the recent past (Figure 15). There is no hot water heater

or tank.

Repair all bathroom and kitchen water supply and sewage disposal systems. Install a new hot

water heater. Abandon but do not remove the existing cistern in the basement and the pressure

tank in the attic.

Test the existing well for water quality and capacity. If this well is inadequate, drill a new well.

Waste Disposal System. A four inch cast iron sewerage pipe leads out to a septic system at an unknown
location on the south side of the house. The bathrooms on the second floor and porch and the kitchen
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sink are at the south end of the house, minimizing the horizontal run of the soil pipe.

Retain a licensed inspector to locate and inspect the septic system vis-a-vis Title 5 requirements.

Central Heating. There is an horizontal, oil fired, 85,000 BTU hot air furnace mounted on concrete

blocks (Figure 16). The surface of the sheet metal enclosure around the furnace is rust coated;

significant rust occurs on the burner motor, taps and piping. At the time of the inspection, the sheet

metal air ducts were covered with condensation. The boiler breaching duct has three 90 degree turns and

runs 16 feet to the base of a chimney on the south end; this configuration and length is prohibited by the

present Building Code. The chimney originally had flue openings for two appliances in the kitchen, but

both of them have been plugged with cement.

Heat distribution to the second floor is through exposed ducts painted to simulate wood.

The fuel for the furnace is stored in a 275 gallon tank mounted on the outside of the house; fuel is fed

through the foundation wall in a copper line.

Clean and tune the furnace; reconfigure the breaching duct so it complies with the Building

Code, relocating the furnace, if necessary, to do so.

Electrical. The house is serviced by a 100 ampere circuit breaker located in the alcove next to the

kitchen (Figure 15). There is a 220 outlet in the kitchen for a clothes dryer and an electric stove.

Generally, the service to each room is one or two outlets or a ceiling light fixture. Some of the

bedrooms have no outlets. There are no ground-fault outlets in the kitchen and bathroom.

Upgrade the outlets in the kitchen and bathroom and install surface mounted outlets where

needed in the other rooms. Retain a licensed electrician to make instrument tests of the circuits

for adequate grounding.

D. • Description of Exterior Elements

Roofing. The steep roofs are clad with asphalt shingles in fairly good condition except for some with

curled corners and tab separations (Figure 17). The flatter porch roofs are clad with asphalt roll roofing

that is severely worn down, cracked or broken (Figure 18).

The eave and rake facia trim are weathered but are general intact. Some trim is missing or rotted,

especially in the low roofs (Figure 17). Paint is flaking everywhere. The eaves have built in gutters that

are deteriorated and many of the downspouts are missing.

Remove and replace the existing roof shingles and roll roofing. At the same time, repair and

reflash both chimneys. Replace the gutters and install a complete system of downspouts leading

to a new drywell.

Walls and Siding. The first floor is sided with clapboards, the second floor with square-cut cedar

shingles in a staggered butt arrangement and the gable walls at the attic with beveled-cut cedar shingles in

a fish scale arrangement (Figure 1). At the bottom of each division of shingle pattern, the wall flares

outward. The decorative shingles under the roof overhang are in good condition but the lower section of

shingles and the clapboards are weather-beaten, loose and missing at various locations (Figure 19). On
the west side of the house, the wood-framed wall is below the ground level (Figure 11); although the
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clapboards do not exhibit any egregious damage, it is reasonable to assume that the sill and lower areas

of the sills and sheathing are damaged.

The latticed sunscreens at the southwest porch have many broken and missing lattices (Figure 20).

Scrape all paint off the exterior walls and replace all damaged and missing shingles and

clapboards with material types and sizes that match the existing. Repair and replace damaged

trim around the windows, dormers and eaves. Repair holes gnawed through sheathing. Repair

the broken lattice sunscreens. Paint the entire building.

Windows. The windows are boarded over for the most part, although there are gaps in the boarding.

They are double-hung, two over two sash trimmed with simple, flat casing, apron and stool. They are

more or less intact and can be easily repaired. Although there are no screens and storm sash on the

windows at the present time, modern aluminum combination sash are stored in the living room. Exterior

window shutters are also stored in the living room but these are probably not historic, considering that

early photos of the house do not show it with shutters.

Most of the 18 windows are standard 30 inches by 56 inches, but two of them on the second floor are a

narrow 16 inches (Figure 21).

Recondition the windows by removing and replacing the exterior glazing compound and any

broken lites and by installing weatherstripping. Install new wooden storm sash compatible with

the appearance of the house. Recondition or replace the exterior entrance doors.

Chimneys. The house has two chimneys: one services the living room fireplace and a bedroom stove; the

other once serviced kitchen appliances but now has only the furnace connected to it. It could not be

determined if there are clay flue liners. Access is blocked in the lower sections and the roof was too

steep to walk up to the top of the chimneys. However, both chimneys are in good condition where they

are visible inside the attic and kitchen; they have been capped recently to keep animals out and to prevent

further deterioration. However, the top courses of the fireplace chimney have missing bricks (Figure 22)

and the mortar joints are extensively eroded above the roof. The furnace chimney needs to be reflashed

above the roof (Figure 23) and cleaned and repointed in the attic.

Replace the missing bricks at the fireplace chimney and repoint the mortar joints above the roof;

clean and repoint the kitchen chimney above the attic floor. Replace the flashing at the same

time the roofing is replaced.

Doors. The main entrance door at the southwest porch is swollen with moisture and is being damaged by

having to be forced open. Two French doors that lead out to the 1950's porch are in good condition

(Figure 24). There are also two French doors on the east side of the second floor that open onto a deck

built over the porch roof (Figure 25). Judging from the interruption in the gable flare, neither the doors

nor the deck are part of the original construction.

E. Description of Interior Elements

Flooring. The floors in all of the rooms including the porches consist of pine boards ranging in width

from three to eight inches. Any previous linoleum, tile or carpeted materials have been removed, leaving
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a the flooring with a variety of finishes, ranging from untreated to painted. In most cases, the paint is

worn and the floors need to be refinished.

Walls and Ceilings. Except for some limited sheetrocked areas in the kitchen, bathroom and living room,

most of the walls and ceilings are finished with beaded board (Figure 26). Even the areas that are

sheetrocked appear to have beaded board underneath the sheetrock. The boards generally run

horizontally on the exterior walls and vertically on the interior walls; however, in the living room, the

boards are vertical on exterior walls. In some rooms the boards are painted and in others they are

untreated. The walls on the second floor consist of 3/8 inch thick boards, back to back, running

vertically to make up a wall thickness; at door openings, the walls are built out with casing to equal the

standard door thickness.

At the south side of the kitchen, both the sheetrock and beaded board have been taken down where there

was apparently a leak in the plumbing.

Stairs. The stair between the first and second floor is 35 inches wide with the risers and treads each

being 8 1/2 inches. There are also narrow stairs leading to the attic and to the half-basement. A few

broken-down steps go down through a hatch in the southwest porch for access to the cistern and plumbing

lines.

Unless the rafters are reinforced, remove the stairs to the attic in order to make it inaccessible

and to eliminate the potential of storage loads on the attic floor.

Trim and Finishes. In keeping with the rustic nature of a summer house or camp, the only interior trim

is found around the windows and exterior doors and it is generally flat and utilitarian. It should be noted,

however, that the joints and beading of the wood floors and walls, which are essentially intact, unify the

entire interior of the house.

Sand and finish the existing floors and steps; repaint or varnish the existing interior walls and

doors. Remove the stairs to the attic. Repair the damaged walls and ceiling in the kitchen.

Fixtures. The bathtub is an old free-standing, cast iron tub of some antiquarian interest. However, the

toilet and sink are modern but unattractive, utilitarian appliances (Figure 27). Similarly, the kitchen's

built-in cabinets and fixtures are inexpensive 1960's era models (Figure 24).

Replace all of the fixtures with modern fixtures designed to conserve energy or water. Replace

all of the kitchen cabinets.

However, the remnants of early water-supply systems are still present in the house. The nearly intact

brick cistern in the south half of the basement probably collected water for washing from the roof

downspouts. There is also a zinc or tin-lined pressure tank in the attic.

Insulation. The north end of the attic has batt insulation between the rafters and the south end has blown-

in insulation between the attic joists. The insulation is thin and matted and probably not functioning

properly. There does not appear to be any insulation in the walls.

Remove the insulation between the rafters and add more insulation between the attic floor joists

to fill the entire space.
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F. Building Code Issues

Because of the age of the house, it does not comply with many of the requirements of the fifth edition of

the State Building Code. For example, stair tread widths are slightly under the nine inch minimum of the

Code. The code requirements are found in Article 34. One and Two Family Dwellings. However, the

Code does not require a general compliance retro-fitting when renovations are made; rather, at Section

3400.2.4 it simply states that replacement components must comply with current requirements.

Therefore nonconforming stairs, egress dimensions, insulation values, etc. need not comply if they are

not being altered.

Nevertheless, existing conditions which clearly create a life safety hazard should be upgraded as a matter

of common sense. Such hazards would include undersized porch rafters, lack of smoke detectors and

ground-fault circuit breakers. Furthermore, certain items should be upgraded as a matter of economy.

These would include increasing the amount of insulation in the attic floor, insulating heating ducts and hot

water lines, and improving the ventilation in the basement.

Although the rafters are undersized for simultaneously supporting both the snow load and attic load

requirements of the Code, their past performance indicates that they are satisfactory. Nevertheless, the

attic should be made inaccessible so that no storage loads can be placed in the attic.

G. Preservation Issues

As an example of a late nineteenth century house, the architecture of the Viereck House evokes languid

Chekovian summers near the sea. It retains all of its original, late 1800's exterior and interior fabric and

features.

In the following categorized list of Preservation Priorities, High Priority items require a strict conserva-

tion/preservation approach toward repairs; Medium Priority items, if deteriorated, may be replaced in-

kind with retention of character and detailing; and Low Priority items are those which possess little or

no significant character defining features, such that treatment may proceed as required, provided there is

no visible effect on High or Medium Priority items.

High Preservation Priority:

Beaded board finishes of the interior walls and ceilings; paneled doors; window sash; pressure

tank in attic.

Medium Preservation Priority:

Exterior clapboards, shingles, porches with their scrolled posts, window casing, latticed

sunscreens.

Low Preservation Priority:

First floor structural framing; CMU foundations.

Bathroom and kitchen appliances.

Living room fireplace.
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Plumbing, electrical, and heating systems.

Roof deck and 1950's southeast porch.

H. Conclusions and Recommendations

The Viereck House can be rehabilitated to make it suitable for domestic use without compromising its

historic features. However, extensive replacement of first floor structural elements and the exterior

envelope would require replication rather than repair of much of the affected historic fabric.

The following recommendations and estimates assume that all renovation work will be in conformance

with the United States Secretary of the Interior's Standards for Rehabilitation, to the extent that they

apply. Based on the above discussion, the following repairs and replacements are recommended:

1

.

Remove some of the concrete block in the infill walls so air can circulate through the basement

and so that the basement temperature will be the same as the outdoor air during the warm
months of the year. Automatic fans and operable louvers can be added to facilitate circulation.

2. Replace or reinforce any moisture damaged joists and beams supporting the first floor of the

house.

3. Prepare the basement floor by depositing crushed stone or gravel to level it, install a rubber-type

(bituthane) vapor barrier, and place a concrete slab. Install a fan-operated venting system

mounted in openings in the CMU walls.

4. Demolish all of the porches and the modern roof deck in their entirety and rebuild the porches

with pressure-treated framing (sized and arranged to comply with the Building Code). The

reconstruction of the porch on the southeast side should replicate the original sitting porch.

Replicate all present details including the roof and floor decking, edge treatments, steps and

especially the double posts and any missing scrolls; salvage and reuse any intact scrolls; repair

the sunscreens.

5. Remove the clapboards on the south side and investigate the sheathing, studs and sills for rot;

replace rotted sills and sheathing and reinforce any studs where damage is found.

6. Repair all bathroom and kitchen water supply and sewage disposal systems. Install a new hot

water heater. Insulate all hot water lines. Abandon but do not remove the existing cistern in the

basement and the pressure tank in the attic.

7. Remove and replace the existing roof shingles and roll roofing. At the same time, repair and

reflash both chimneys. Replace the gutters and install a complete system of downspouts leading

to a new drywell.

8. Scrape all paint off the exterior walls and replace all damaged and missing shingles and

clapboards with material types and sizes that match the existing. Repair and replace damaged

trim around the windows, dormers and eaves. Repair holes gnawed through sheathing. Paint

the entire building.

9. Recondition the windows by removing and replacing the exterior glazing compound and any
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broken lites and by installing weatherstripping. Install new wooden storm sash compatible with

the appearance of the house. Recondition or replace the exterior entrance doors.

10. Sand and finish the existing floors and steps. Repaint or varnish the existing walls and doors,

taking care to preserve the beading and molding details. Remove the stairs to the attic. Repair

the damaged interior walls and ceiling in the kitchen.

11. Test the existing well for water quality and capacity. If this well is inadequate, drill a new well.

12. Retain a licensed inspector to locate and inspect the septic system vis-a-vis Title 5 requirements.

13. Clean and tune the furnace; reconfigure the breaching duct so it complies with the Building

Code, relocating the furnace, if necessary, to do so. Insulate the hot air supply ducts in the

crawl space.

14. Upgrade the outlets in the kitchen and bathroom and install surface mounted outlets where

needed in the other rooms. Install smoke detectors. Retain a licensed electrician to make

instrument tests of the circuits for adequate grounding.

15. Replace the missing bricks at the fireplace chimney and repoint the mortar joints above the roof;

clean and repoint the kitchen chimney above the attic floor. Replace the flashing at the same

time the roofmg is replaced.

16. Replace all of the fixtures with modern fixtures designed to conserve energy or water.

17. Remove the insulation between the rafters and add more insulation between the attic floor joists

to fill the entire space.

18. Because of the extensive damage to plumbing and structural systems and the obsolescence of

most of the other services, a registered architect should be retained to design and develop

construction documents for upgrading and repairing the house in a manner that is sensitive to its

historic fabric.

H. Renovation Costs

Based on the above recommendations, costs were estimated for renovating and maintaining Viereck

House as a year-round residence. However, rehabilitation costs for seasonal use are also included.

These are shown in the Appendix A estimating forms. These estimates are intended to be used for

planning purposes only. Because the estimator does not have control over market conditions or

individual contractors, actual construction costs may be different. Furthermore, individual tenants may
elect to defer or phase certain nonessential repairs that were recommended above or, on the other hand,

may elect to install more expensive materials than were assumed in estimates.

Costs for testing and abatement of lead paint, asbestos and any hazardous materials or contaminated soils

are not included in these estimates. However, it should be assumed that these conditions exist until tests

by outside, independent testing agencies prove otherwise. Additional tests may be needed to verify the

quality of the well water. Tests for Title 5 adequacy of the septic system have not been conducted but a
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new system has been included in the estimates.

I. General Assumptions and Limiting Conditions

This inspection is not a certification of the soundness of a building, a survey, or a legal document (for

instance, a title examination), although assumptions regarding these and other matters are made.

1. Ocmulgee Associates, Inc. will not be required to give testimony or appear in court because of

having made this report, with reference to the property in question, unless arrangements have

been previously made therefore.

2. Any legal description used in this report is assumed to be correct.

3. No survey of the property has been made by Ocmulgee Associates and no responsibility is

assumed in connection with such matters.

4. No responsibility is assumed for matters of a legal nature affecting title to the property, nor is an

opinion of title rendered. The title is assumed to be good and merchantable.

5. Information furnished by others is assumed to be true, correct, and reliable.

6. All mortgages, liens, encumbrances, leases and servitude have been disregarded unless so

specified within the report. The property is reviewed as though under responsible ownership

and competent management.

7. It is assumed that there are no hidden or unapparent conditions of the property, subsoil, or

structure. No responsibility is assumed for such conditions or any engineering or testing which

may be required to discover such factors.

8. It is assumed that there is full compliance with all federal, state, and local environmental

regulations and laws unless noncompliance has been stated, defined and considered in the review

report.

9. It is assumed that utilization of the land and improvements is within the boundaries or property

lines of the property described and that there is no encroachment or trespass.

J. Bibliography

Construction Cost Data . Kingston, Mass.: R. S. Means Company.

The Massachusetts State Building Code. Fifth Edition . Boston, Mass.: Mass. Secretary of State.

"The Secretary of the Interior's Standards for Rehabilitation and Illustrated Guidelines for Rehabilitating

Historic Buildings". Washington, D.C.: National Park Service, Cultural Resources, Preservation

Assistance Division, 1992.
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Figure 1. West Elevation of Viereck Cottage.

Figure 2. Porch on North Side, Looking East (before removal of original posts).
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Figure 3. Double Post with Scrolls (prior to

recent removal for safety).

Figure 4. South and East Elevations. Note Enclosed 1950's Porch and Overall Weathering of Facades.

12 Massachusetts Department of Environmental Management



HISTORIC CURATORSHIP PROGRAM
BUILDING SURVEY
Halibut Point State Park, Rockport, Massachusetts

VIERECK COTTAGE
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Figure 5. Living Room Fireplace.

Figure 6. Attic Looking South. Note Lack of Insulation Except for Batts in the Foreground.
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Figure 7. First Floor Framing. Note Cor-

roded Lally Columns and the

Rock and Earth Floor. (The lally

columns were recently replaced).

Figure 8. Burst Lally Column with

Split Concrete Shaft.

(This column was

recently replaced).
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Figure 9. Double Post Punched Through
Edge of Porch Deck. (This post

was recently replaced with a

temporary 4x4).

Figure 10. Triple Corner Post Buckled, Rotted

and Punched Through Porch Deck.

(This post was recently replaced).
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Figure 1 1 . South Wall in Contact with Ground.

Figure 12. Basement Wall Construction.
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Figure 13. Decorative Concrete Panels at

Edge of Porch.

Figure 14. Water Tank and Pump. Old Cistern Wall is at Right.
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Figure 15. View of Kitchen Looking South. Note: Electric Panel Above Dryer, Ripped Open Ceiling with Exposed
Piping, Plugged Flues in Chimney.

Figure 16. Horizontal Furnace. Note: Three Bends in Breeching Duct; Unpainted, Rusty Furnace Enclosure.
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Figure 17. Typical Roof Conditions: Sound Shingles but Curled and Lifted at Edges; Damaged and Weathered
Areas at Gutter, Barge Boards and Low Roof Trim.

Figure 18. Worn Out Roll Roofing on Porch.
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Figure 19. Missing and Loose Shingles. (Squirrel hole under window

has been recently repaired).

Figure 20. Broken Sunscreen Lattice.
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Figure 21. Second Floor Bedroom with

Beaded Board Walls. Note

Narrow Window, Roof Slope

and Door Condition.

Figure 22. Fireplace Chimney Before Recent

Repairs and Capping.

Massachusetts Department of Environmental Management 21



VIERECK COTTAGE

September, 1996

HISTORIC CURATORSHIP PROGRAM
BUILDING SURVEY

Halibut Point State Park, Rockport, Massachusetts

Figure 23 . Furnace Chimney Before Recent

Repairs and Capping.

Figure 24. Kitchen Looking East. Note French Doors and Sheetrocked Ceiling.
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Figure 25. East Elevation. Note French Doors and Roof Deck Above Porch Roof.

Figure 26. Typical Room with Thin Walls. Note Painted Duct at Ceiling.
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Figure 27. Bathroom Fixtures and Overall Decor. Note Bottom Half of Window is Covered or Cut Off.
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APPENDIX

Cost Estimates for Year Round Use

Cost Estimates for Summer Use

4 Sheets

4 Sheets
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COST ESTIMATE/YEAR ROUND USE

HABIBUT POINT STATE PARK - VIERECK COTTAGE

SEPTEMBER 1996, REVISED MAY 1997

Prepared: RAC

Checked: WCK

DIVISION

1 GENERAL DATA

2 SITEWORK

3 CONCRETE

4 MASONRY

6 WOOD APLASTICS

7 THERMAL & MOIST PROT

8 DOORS & WINDOWS

9 FINISHES

11 EQUIPMENT

15 MECHANICAL

16 ELECTRICAL

TOTAL

10% CONTINGENCY

GRAND TOTAL

TOTAL

20,000

47,300

800

1,900

24,198

16,020

11,790

13,886

6,500

11,500

4,000

157,894

15,789

173,683

PAGE 1 OF 4
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DESCRIPTION QUANTITY UNIT UNIT COST TOTAL

DIVISION 1 GENERAL DATA

GENERAL CONDITIONS 1 LS 8,000

(INCLUDES: PERMITS, TEMP

UTILITIES, BOND,

INSURANCE, SUPERVISION,

AND FINAL CLEANING)

OVERHEADS PROFIT 1 LS 12,000

TOTAL DIVISION 1 20,000

DIVISION 2 SITEWORK

DEMOLITION

DUMPSTER

EARTHWORK/DRIVE/DRYWELL

BASEMENT CRUSHED STONE

SEPTIC SYSTEM ALLOWANCE

WELL ALLOWANCE

LANDSCAPE RESTORATION

1 LS 4,500

3 EA 800 2,400

1 LS 4,500

10 CY 90 900

1 LS 20,000

1 LS 7,500

LS 7,500

TOTAL DIVISION 2 47,300

DIVISION 3 CONCRETE

SLAB ON GRADE 400 SF 2 800

TOTAL DIVISION 3 800

DIVISION 4 MASONRY

REPOINT CHIMNEYS-INT

REBUILD CHIMNEYS EXT

REMOVE CMU INFILL

2 EA 250 500

2 EA 500 1,000

40 SF 10 400

TOTAL DIVISION 4 1,900

PAGE 2 OF 4
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DESCRIPTION QUANTITY UNIT UNIT COST TOTAL

DIVISION 6 WOOD & PLASTIC

REINF/REPAIR 1ST FLR FRAMING

PORCH POSTS

FRAME PORCH DECK

FRAME PORCH ROOF

DECKING

ROOF SHEATHING

SCROLL POSTS

PORCH FASCIA/SOFFIT

REPAIR/RESTORE LATTICE

REPLACE SOUTH CLAPBOARDS

SCRAPE SHINGLES

ROT REPAIR ALLOWANCE

REPAIR WINDOW TRIM

REPAIR EXTTRIM

REPAIR EXT SIDING

1 LS 1,800

0.4 MBF 2000 800

1.5 MBF 1300 1,950

1.5 MBF 1500 2,250

800 SF 2 1,600

800 SF 2 1,600

1 LS 1,500

104 LF 12 1,248

1 LS 1,000

500 SF 3 1,500

1400 SF 1.5 2,100

1 LS 2,500

18 EA 75 1,350

1 LS 1,500

1 LS 1,500

TOTAL DIVISION 6 24,198

DIVISION 7 THERMAL & MOISTURE PROTECTION

BSMT VAPOR BARRIER

ROOF SHINGLES/FLASHING

ROOF INSULATION

GUTTERS

DOWNSPOUTS

400 SF 2.5 1,000

30 SQ 300 9,000

2000 SF 1.5 3,000

185 LF 12 2,220

100 LF 8 800

TOTAL DIVISION 7 16,020

DIVISION 8 DOORS & WINDOWS

BSMT WINDOWS

RESTORE WINDOWS

RESTORE FRENCH DOORS
REPLACE EXT DOORS

REPAIR INT DOORS
STORM WINDOWS

8 EA 80 640

18 EA 300 5,400

4 EA 150 600

3 EA 400 1,200

1 LS 350

18 EA 200 3,600

TOTAL DIVISION 8 11,790

PAGE 3 OF 4
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DESCRIPTION QUANTITY UNIT UNIT COST TOTAL

DIVISION 9 FINISHES

PAINT EXT WINDOWS

PAINT EXT DOORS

PAINT EXT SIDING

PAINT EXT TRIM

SEAL EXT DECKS

PAINT LATTICE

PATCH CEIUNGS

PAINT CEILINGS

REFINISH WOOD FLOORS

VARNISH WALLS & DOORS

REFINISH STAIR

18 EA 50 900

8 FACE 35 280

1900 SF 2 3,800

496 LF 3 1,488

800 SF 1.25 1,000

1 LS 500

1 LS 350

1750 SF 0.55 963

1550 SF 1.5 2,325

3560 SF 0.5 1,780

1 LS 500

TOTAL DIVISION 9 13,886

DIVISION 11 EQUIPMENT

KrTCHEN CAB/COUNTER

KITCHEN APPLIANCES

20

1

LF

LS

200 4,000

2,500

TOTAL DIVISION 11 6,500

DIVISION 15 MECHANICAL

PLUMBING SYSTEM

HEATING SYSTEM

BASEMENT VENTILATION

1 LS

1 LS

1 LS

3,500

6,000

2,000

TOTAL DIVISION 15 11,500

DIVISION 16 ELECTRICAL

NEW SERVICE & REWIRE

TOTAL DIVISION 16

LS 4,000

4,000
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COST ESTIMATE/SUMMER USE ONLY

HABIBUT POINT STATE PARK - V1ERECK COTTAGE

SEPTEMBER 1996, REVISED MAY 1997

Prepared: RAC

Checked: WCK

DIVISION

1 GENERAL DATA

2 SrTEWORK

3 CONCRETE

4 MASONRY

6 WOOD APLASTICS

7 THERMAL & MOIST PROT

8 DOORS & WINDOWS

9 FINISHES

11 EQUIPMENT

15 MECHANICAL

16 ELECTRICAL

TOTAL

10% CONTINGENCY

GRAND TOTAL

TOTAL

17,500

39,800

800

1,900

24,198

13,020

11,790

13,886

6,500

5,500

4,000

138,894

13,889

152,783
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DESCRIPTION QUANTITY UNIT UNIT COST TOTAL

DIVISION 1 GENERAL DATA

GENERAL CONDITIONS 1 LS 7,000

(INCLUDES: PERMITS, TEMP

UTILITIES, BOND,

INSURANCE, SUPERVISION,

AND FINAL CLEANING)

OVERHEADS PROFIT 1 LS 10,500

TOTAL DIVISION 1 17,500

DIVISION 2 SITEWORK

DEMOLITION

DUMPSTER

EARTHWORK/DRIVE/DRYWELL

BASEMENT CRUSHED STONE

SEPTIC SYSTEM ALLOWANCE

WELL USE EXISTING

LANDSCAPE RESTORATION

1 LS 4,500

3 EA 800 2,400

1 LS 4,500

10 CY 90 900

1 LS 20,000

LS 7,500

TOTAL DIVISION 2 39,800

DIVISION 3 CONCRETE

SLAB ON GRADE 400 SF 2 800

TOTAL DIVISION 3 800

DIVISION 4 MASONRY

REPOINT CHIMNEYS-INT

REBUILD CHIMNEYS EXT

REMOVE CMU INFILL

2 EA 250 500

2 EA 500 1,000

40 SF 10 400

TOTAL DIVISION 4 1,900
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DESCRIPTION QUANTITY UNIT UNIT COST TOTAL

DIVISION 6 WOOD & PLASTIC

REINF/REPAIR 1ST FLR FRAMING

PORCH POSTS

FRAME PORCH DECK

FRAME PORCH ROOF

DECKING

ROOF SHEATHING

SCROLL POSTS

PORCH FASCIA/SOFFIT

REPAIR/RESTORE LATTICE

REPLACE SOUTH CLAPBOARDS

SCRAPE SHINGLES

ROT REPAIR ALLOWANCE

REPAIR WINDOWTRIM

REPAIR EXT TRIM

REPAIR EXT SIDING

1 LS 1,800

0.4 MBF 2000 800

1.5 MBF 1300 1,950

1.5 MBF 1500 2,250

800 SF 2 1,600

800 SF 2 1,600

1 LS 1,500

104 LF 12 1,248

1 LS 1,000

500 SF 3 1,500

1400 SF 1.5 2,100

1 LS 2,500

18 EA 75 1,350

1 LS 1,500

1 LS 1,500

TOTAL DIVISION 6 24,198

DIVISION 7 THERMAL & MOISTURE PROTECTION

BSMT VAPOR BARRIER

ROOF SHINGLES/FLASHING

GUTTERS

DOWNSPOUTS

400 SF 2.5 1,000

30 SQ 300 9,000

185 LF 12 2,220

100 LF 8 800

TOTAL DIVISION 7 13,020

DIVISION 8 DOORS & WINDOWS

BSMT WINDOWS

RESTORE WINDOWS

RESTORE FRENCH DOORS

REPLACE EXT DOORS
REPAIR INT DOORS

STORM WINDOWS

8 EA 80 640

18 EA 300 5,400

4 EA 150 600

3 EA 400 1,200

1 LS 350

18 EA 200 3,600

TOTAL DIVISION 8 11,790
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18 EA 50 900

8 FACE 35 280

1900 SF 2 3,800

496 LF 3 1,488

800 SF 1.25 1,000

1 LS 500

1 LS 350

1750 SF 0.55 963

1550 SF 1.5 2,325

3560 SF 0.5 1,780

1 LS 500

DESCRIPTION QUANTITY UNIT UNIT COST TOTAL

DIVISION 9 FINISHES

PAINT EXT WINDOWS

PAINT EXT DOORS

PAINT EXT SIDING

PAINT EXT TRIM

SEAL EXT DECKS

PAINT LATTICE

PATCH CEILINGS

PAINT CEIUNGS

REFINISH WOOD FLOORS

VARNISH WALLS & DOORS

REFINISH STAIR

TOTAL DIVISION 9 13,886

DIVISION 11 EQUIPMENT

KITCHEN CAB/COUNTER 20 LF 200 4,000

KITCHEN APPLIANCES 1 LS 2,500

TOTAL DIVISION 11 6,500

DIVISION 15 MECHANICAL

PLUMBING SYSTEM 1 LS 3,500

BASEMENT VENTILATION 1 LS 2,000

TOTAL DIVISION 15 5,500

DIVISION 16 ELECTRICAL

NEW SERVICES REWIRE 1 LS 4,000

TOTAL DIVISION 16 4,000
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